
John McDonough Associates, LLC 
Land Use Planning · Landscape Architecture 

 

 
101 Gibraltar Drive, Suite 1A · Morris Plains, NJ· 078950· Tel: 973·222·6011 · Fax: 973·786.6537 

jmcdonoughpp@gmail.com 
 

MEMORANDUM  

 

To: East Orange Planning Board Commissioners 

 

From: John McDonough, LA, PP, AICP 

 

Date: April 20, 2022 

 

Re: PB-776-22 ~ Minor Subdivision, 86 North 18th Street 
 

****************************************************************************** ***************************************  

 

Based on site visits, review of plans, and attendance at Site Plan Review Advisory Committee meetings, 

the following planning comments are offered for the Boardôs consideration. 
 

Existing Conditions 
 

The subject property consists of 1 tax lot (Block 62 Lot 37) with an address of 86 North 18th Street. The lot 

measures approximately 100 feet wide by 100 feet deep and comprises approximately 10,000 square feet. 

The is currently vacant except for a few trees. Photographs are attached. 
 

The site is across the street from 87 North 18th Street, which received Planning Board approval at the end 

of 2020 for a fully conforming 2-lot minor subdivision for two 2-family dwellings. Those dwellings are 

now under construction. Photographs are attached. 
 

Proposed Conditions 
 

The applicant, Garden State Equity Group 3, LLC, is proposing a minor subdivision to create two parcels, 

each measuring approximately 50 feet wide by 100 feet deep and comprising approximately 5,000 square 

feet. The applicant is proposing to construct a new two-family dwelling on each lot. 
 

Zoning Considerations. 
 

The site is within the Greenwood Redevelopment Area (GRN). The proposed subdivision complies with 

the lot dimensional requirements of the redevelopment plan. The proposed use (two-family dwellings) is a 

permitted principal use in the district. The application seeks no relief for the dwellings. 

 

Planning Comments 
 

1. Subdivision Review. Our case law has established that a planning boardôs review of a subdivision 

application shall be limited to its conformance with the subdivision ordinance requirements, and that 

if an application fully conforms it should be approved. The Court in Pizzo Mantin v Randolph 

explained that planning boards do not have the authority to deny an application for subdivision 

approval "based on considerations of the general welfare, the purposes of the Municipal Land Use 

Law, and sound planning," The Court in Pizzo pointed out that planning boards might withhold 

approval of lots if their suitability for their intended use is questionable due to factors such as rock 

formation, presence of steep slopes, flood conditions or similar circumstances, which does not seem 

to be the case on this site. 
 

2. Site Plan Review. Two-family dwellings are exempt from site plan review under the land use law. Site 

plan approval is not required. Subdivision approval is required, but not site plan approval. 
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Figure 1  ~ Street view of subject site (vacant lot) from North 18th Street (taken by John McDonough Associates) 

 

 
 

Figure 2 ~ Aer ial drone view of subject vacant lot (taken by John McDonough Associates on April 18, 2022) 
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Figure 3 ~ Street view of new construction across the street from the subject site (taken by John McDonough Associates). 

 
 
Figure 4 ~ Aer ial drone view of new construction across from the subject site (taken by John McDonough Associates) 


